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APPLICATION #: R2(fj)P 

(Staff will assign) 

Print 

ZONING APPLICATION 

APPLICATION TYPE(S): 
RZ [TjPCA • FDP Q CDPA • FDPA • DPAQ CP • 

APPLICATION TYPE(S): 
CPA U PRC L PRCAj | CSP | CSPALI AA[ AF| ARi 

TO: THE BOARD OF SUPERVISORS OF FAIRFAX COUNTY, VIRGINIA 

[7] I (We), Brandywine Operating Partnership, L.P. and BOI-Herndon Trust the applicant(s) petition you to adopt an ordinance amending 
the 

Zoning Map of Fairfax County, Virginia, by reclassifying the below noted property fromthe 1-4 District to the 
PDC District. 

F~| (PCA) This application proposes to amend the proffers approved pursuant to 
(case) in order to permit 

Is this a partial PCA? N (Y/N) If Yes, please identify affected acreage: 

TAX MAP PARCEL(S): 

OP COUNTY OF FAIRFAX 
Department of Planning and Zoning 

f \t Zoning Evaluation Division 
/ A"'|/ A ) ii 12055 Government Center Parkway, Suite 801 
<,i?r•/"/ Fairfax. VA 22035 (703) 324-1290 TTY 711 

www.fairfaxcountv.gov/dpz/zonina/apDlication 

16-3((11))6B, 6F 

TOTAL ACREAGE: 16.14acres CURRENT ZONING DISTRICT: I-4 

LEGAL DESCRIPTION: Deed Book: 6B - 22727; 6F-16181 Page No.: 6B - 0558; 6F-0238 

POSTAL ADDRESS OF PROPERTY (INCLUDING ZIP CODE): 

2291 Wood Oak Drive, Herndon, VA 20171 

ADVERTISING DESCRIPTION: (Ex.:North side of Lee Highway approx. 1000 feet west of its intersection with Newgate Blvd.) 

In the northeast quadrant of Sunrise Valley Drive and Wood Oak Drive 

EXISTING USE: Office PROPOSED USE: Mixed Use, office/retail 

MAGISTERIAL DISTRICT: Dranesville ^ Hurticr /hi(| OVERLAY DISTRICT(S): N/A 

Waiver/Modification of Submission Requirements Requested: • 

The name(s) and address(es) of owner(s) of record shall be provided on the affidavit form attached and made part of this application. 
The undersigned has the power to authorize and does hereby authorize Fairfax County staff representative on official business to enter 
on the subject property as necessary to process the application. 

Applicant Contact Name: Agent Name: 
Michael J. Cooper Scott E. Adams, McGuireWoods LLP 
Address: Address: 
Street: 1676 International Dr., Suite 1350 Street:1750 Tysons Blvd. Suite 1800 
City: Tysons State:VA Zip:22102 City:Tysons State:VA Zip;22102 

Phone Number: Phone Number: 
(W): 703-205-0853 (C): (W):703-712-5461 (C): 
E-mail: E-mail: 

( f A /- sadams@mcguirewoods.com 

Signature: Date: I Z/ i'i/f?-

DO NOT WRITE IN THIS SPACE 

Date Application Accepted: / 

\( 
/2. 

/*—N^-

Application Fee Paid: $ 

^2/1% 

fakf?cn- aiii'/ 
cfin 
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Wood Oak 
owns 

Rezoning/Final Development Plan 

Statement of Justification 

December 21, 2017 

I. Introduction 

The Wood Oak rezoning presents an opportunity to amenitize and invigorate a well located, 
highly visible single-purpose office park in conformance with the Comprehensive Plan 
recommendations for the area. The proposed additional office and retail program provides a 
significant opportunity to add new Class A office stock in the submarket, while the retail uses 
provide much needed amenities for office users and the surrounding residential communities. 
Additionally, the design and layout of the project achieves the Comprehensive Plan's goals 
related to vibrant, pedestrian and bike friendly, design. The addition of all Comprehensive Plan 
recommended public streets furthers areawide connectivity and access to the new Metrorail 
stations, and continues the template set by nearby projects for a unified design feel within the 
entire subarea. ' , 

II. Background 

The property consists of two parcels (Tax Map Numbers 16-3-((l 1))-6B and 6F) containing 
16.1421 acres (703,151 square feet) zoned 1-4 (the "Property"). An existing office building on 
the site will remain. The Property is bounded on the North by the Dulles Toll Road, on the east 
and west by existing office development, and on the south by Sunrise Valley Drive. The site 
located between the future Innovation Center Station and Herndon Station. The Property is 
proximate to those Metro stations, but is just outside the half-mile TOD area. 

As currently developed, the Wood Oak office park is typical of many suburban office parks in 
Fairfax County. It is almost exclusively office, with few of the amenities demanded in the 
current office market. It is also exclusively surface parked, with limited opportunities for 
pedestrians or bicyclists. 

The Property is bisected by a significant Dominion Virginia Energy transmission power line. 
The location of the power line, and limitations related to development within the power line 
easement, creates a significant constraint on the project's design. Most importantly, it dictates 
the design and alignment of the new east-west public street envisioned by the Comprehensive 
Plan. 

III. Proposed Development 

The applicants, Brandywine Operating Partnership LP and BOI-Herndon Trust (the 
"Applicants"), propose a development program that adds amenities and fulfills the 



Comprehensive Plan's vision. The development program includes a new 157,500 square foot 
class A office building and 36,500 square feet of retail. The proposed office building creates an 
opportunity for a more pedestrian oriented and urban office design not currently provided in the 
market. Additionally, the proposed retail uses create the amenities demanded by the market for 
successful office developments. The proposed retail incorporates high levels of design with a 
town center feel created by upgraded architecture and massing and the integration of public 
spaces. 

The new buildings are oriented around the new roadway and enhanced bike circulation. The new 
public street is designed to connect into other segments of the same road that will be constructed 
as part of other recently approved rezonings. The new segment is designed with two 11' travel 
lanes, bike lanes, 8' landscape amenity panels, and 6' sidewalks. 

The proposed buildings are oriented toward the new roadway and the existing Wood Oak Drive 
to create a more urban, pedestrian friendly feel. Sidewalks are proposed along all streets. 
Additional pedestrian connections are provided to link the retail, new office, and existing office 
buildings. That coordinated pedestriaP network provides a unifying element for the overall 
design and- ties the new and existing buildings together. Bike lanes are also provided on Wood 
Oak Drive and the new street to connect into the broader bike network. 

On-street parking is provided on Wood Oak Drive. That on-street parking will create separation 
between vehicular traffic and the proposed outdoor seating and amenity space on Wood Oak 
Drive. Other parking for the site is achieved by construction of a new parking garage to serve 
the existing and proposed uses and by reconfiguring surface lots. 

IV. Comprehensive Plan Compliance 

The Property is located in the Herndon Transit Station Area of the Reston Transit Station Areas 
portion of the Comprehensive Plan (the "Comprehensive Plan") and further within the Woodland 
Park/Great Oaks District, Woodland Park Subdistrict. The Comprehensive Plan guidance for the 
Property is located in the Area Wide Guidance and the specific recommendations for the 
Woodland Park. The areawide guidance in the Comprehensive Plan lays out the following 
Development Review Performance Objectives for which development proposals are reviewed 
against. 

1. Achieve High Quality Site Design and Architecture 

Excellent site design in the TSAs should continue the Reston traditions of 
emphasizing community gathering places, integrating access to the natural 
environment when possible, and providing public art. In addition, there should be an 
emphasis on environmentally sustainable design and practices with non-residential 
development achieving U.S. Green Building Council's Leadership in Energy and 
Environmental Design (LEED) Silver certification or the equivalent, at a minimum. 
Residential development should be guided by the Fairfax County Policy Plan 
objectives on Resource Conservation and Green Building Practices. See additional 
guidance in the Environmental Stewardship and Urban Design sections. 



The project is designed to achieve high quality site design and architecture 
through the integration of new office and retail buildings into the existing office 
park. The new buildings are oriented to the new public street and are connected 
by pedestrian pathways and open space areas. The conceptual architectural 
design in the CDP/FDP reflects the high quality nature of the proposal and desire 
to activate an existing office park. This includes the provision of gathering spaces 
open to the public that will enhance the overall design of the area. 

The proposed office building will meet or exceed the Plan recommendations for 
office development in the Reston TSAs by achieving at least LEED Silver, or 
equivalent, certification. 

2 . Provide Pedestrian and Bicycle Connectivity throughout the Transit Station Areas 
(TSAs) 

New pedestrian and bicycle connections should be provided through complete streets 
within the TSAs and new or extended trails on both sides of the DAAR connecting the 
three Metrorail stations. Pedestrian and bicycle crossings of existing streets should 
be improved to increase pedestrian and bicyclists' safety, visibility and convenience. 
Several existing streets act as major barriers to pedestrian and bicycle movement and 
are identifiedfor specific improvements within the District Recommendations. In 
addition, connections should be made from the Metrorail stations to the existing 
community trail network. See additional guidance in the Transportation section. 

The proposed development accommodates the proposed east/west road 
connection contemplated by the Comprehensive Plan. The street is designed to be 
a complete street with appropriate facilities for vehicles, bicyclists, and 
pedestrians. The new roadway and bike lanes will ultimately connect to the 
Innovation Center Station and Herndon Station. 

The proposed project will meet the TDM vehicle trip reduction goals in the Plan. 
Details regarding specific TDM plans will be included in the proffers. 

3. Provide Urban Parks and other Recreational Amenities throushout the TSAs 

Local-serving urban parks, recreational and cultural amenities including but not 
limited to plazas, trails and public art should be provided throughout the TSAs in 
order to serve local leisure and recreation needs. Membership in Reston Association 
may serve to meet a portion of the identified park and recreation needs. The exact 
number of urban parks and other amenities, their sizes and distribution will be 
determined by the amount and type of new development and provided in accordance 
with the guidance in the Urban Parks, Recreation Facilities and Cultural Facilities 
section. 

The project includes appropriate amounts of urban open space for tenants and the 
public. The proposed open spaces combine both landscaped and hardscaped areas 
that are fully integrated into the new retail and office buildings. The open spaces 
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valuation Division are a^so connected to one another by pedestrian paths, which enhances the overall 
usability of the site. 

£ Provide Office Uses in Strategic Locations 

New office uses at higher intensities should be located within approximately 'At mile 
of the Metrorail station, as shown on the Conceptual Land Use Map, to maximize use 
of transit by future office workers and it should be demonstrated that proposed site 
layouts achieve a safe, comfortable and reasonably direct walkfor employees. In 
selected circumstances, increased ojfice intensity may be consideredfor parcels 
outside of the ''A mile radius if it will facilitate the provision of new public 
infrastructure, such as a new crossing of the DAAR, or other critical public facilities, 
and a safe, comfortable and reasonably direct walk can be achieved. See additional 
guidance in the District Recommendations. 

The Property is located between the Innovation Center Station and Herndon 
Station, but is located approximately % miles from each station. The site is 
planned for mixed use, including office, and even though it is more than % mile 
from Metro, is an appropriate location for office uses. The historical occupancy 
of the entire Woodland Park office park is very high, and recently Amazon Web 
Services committed to the entire 400,000 SF One Dulles Tower in the park. The 
new east/west roadway will eventually provide a secondary bike and pedestrian 
pathway to both Metro stations. 

5. Accommodate Existing Uses and Buildings 

In some instances, existing development may not be consistent with the long-term 
vision for the TSAs. This Plan is not intended to interfere with the continuation of 
existing land uses or buildings. If improvements to the open space or road network 
that are identified in the Plan are not feasible due to an existing building's location 
on the site, alternative streetscape and other design improvements intended to 
implement the Plan's vision may be considered. 

The proposed development integrates the existing office building into the mixed-
use development being proposed. This includes accommodating the 
Comprehensive Plan's recommendation for open space and the road network. 

In addition to the areawide guidance, the Comprehensive Plan contains specific guidance for the 
Woodland Park Subdistrict. The Comprehensive Plan recommends mixed use development for 
the subdistrict, including office and retail uses. Developments in this subarea "should create a . 
viable, quality living environment with active recreation facilities and other amenities for residents." 
Additionally, the proposal calls for pedestrian oriented design, with appropriate pedestrian 
connections and site design that reflects more urban development patterns. 

The proposed development meets this plan guidance from a use mix perspective and urban design 
perspective. The proposed office and retail mixed-use development conforms to the mixed-use 
recommendation in the Comprehensive Plan. Additionally, the project incorporates high quality 



design and provides badly needed amenities for the existing office park development and new nearby 
residential uses. Finally, the project incorporates complete streets with appropriate pedestrian and 
bike connections arid lays out new buildings to facilitate the urban development patterns. 

V. Waivers and Modifications 

Waivers and modifications from the Zoning Ordinance and Public Facilities Manual are 
requested to accommodate the proposed development. These waivers and modifications are 
detailed on Sheet P-0102 of the CDP/FDP. 

VI. Conclusion 

The proposed development is in conformance with the Comprehensive Plan recommendations 
for the Property and will implement the County's vision for urban development in the Reston 
TSAs. Redevelopment of this site with will further the goals of the Comprehensive Plan and 
amenitize and invigorate the existing office park. 
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